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SPECIAL REPORT 


on the Development and Operation 3 
of 


STEPHEN CRANE VILLAGE 
a LOW-RENT PUBLIC HOUSING 
PROJECT 


The purpose of this report is to review the development and opera- 
tion of Stephen Crane Village by the Housing Authority of the City of Newark, 


under the provisions of the United States Housing Aot of 1937 end the New 


Jersey Local Housing Authorities Lew of 1938, A brief summary of the 1d 
purpoi 


end provisions of each of these statutes is given at the end of 
this roport. 


PROJECT DESCRIPTION 


Stephen Crane Village is located on Franklin Avenue in Newark, 
New Jersey. 

The project consists of 354 row houses in 27 two-story brick 
buildings. There is also a Commmity hall and Administration building 
containing heating plant, office, meeting rooms a health olinio, baby-koop- 
well station and a branch of the publio library. 


The distribution of dwelling units by size is as follows: 


3 rooms 1 Bedroom 68 units 204 rooms 
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The project has en area of about 14,26 acres. Only 21.7% of 
the land is covered by buildings. The population density is 24.82 families 
per acre. 

Of the project grounds, about one-quarter is surfaced for play 
and sitting aroas, Most of the balance is landscaped and is maintained 
by the tenants and the project staff. The janátorial work is done by 
tenants and the projoot staff, Interior and exterior painting is dono by tho 
Control maintenance staffs. 

Gas for cooking, oleotrioity for lighting and refrigeration, team 
hoat and hot and cold wator aro furnished by the project and included in tho 
dwolling rontals, 

Construction of tho projoct was completed in January, 1941 and it 


has boon fully ocoupiod by 354 "hito familios sinco April 1, 1941, 


‘OUTLINE OF SPECIFICATIONS 


Tho spocifications for Stophon Crane Villago roquirod substantial 
and durablo oonstruction: 


Foundation: 


Structuros aro on rigid concrote and pile foundations 
Conoroto and Tilo site drains. 


Extorior Walls 


Common Brick; froo standing wood furring; intorior plaster on 
rock lath, 


Intorior Partitions 


Wood studs, plastor. 
Plastoring 
All walls and ooilings - plastor on rock lath. 
Vortioal plastor anglos have motal cornor boads. 
Floors 
First floor = wood boams and oak floors 
Socond floor - " bared ESE 
Linoloum floor finish in bathrooms and kitchons. 
Woodwork 
Wood doors, intorior stairs ond roof joists. 
Wood sash 
"hito pino trim throughout 
Motol Work 


Coppor flashing 
Roof Pinish 
E. Four-ply slag surface 
Plumbing 
All piping, brass 


Fixtures of standard mako 


Heating 
Central heating low-pressure vapor-vacoum system, 
Underground distribution. 
Oil burners coverted to coal. 


Electrical 


Armored cable in all units, 
Underground distribution. 
Materproofed covered wire, 
Paint ing 
All woodwork - 3 coats of load and oil, 
Interior plaster - 2 coats of onsein wall paint. 
Kitchens and bathrooms - last cont, enamel, 
Equipment 
Each dwelling unit has electric refrigerator, gas range, oombina- 
tion sink and tub, wood kitohon cabinets, motal medicine cabinet, 
toilet, lavatory, bath-tub, shades and soreens, 
Grounds 
Concrete sidowalks and wading pool. 


Surfacod playground and sitting aroas. 


CONSTRUCTION COST 


Tho Not Censtruotion Cost of Stiphon Crane Village was $2,854 por 
dwolling unit. This figure, comprising structural, plumbing, heating, ond 
eloctrical costs, most closely approximates the private residential con- 
struction costs ontered in applications for building permits. A provision 
of tho United States Housing Aot of 1937, applicable to this itom, is that tho 
cost of tho project bo lower thon the “average construction oost of dwelling 
units currontly proóuoo by privato ontorpriso in tho locality." 
Aocording to building pormit records compiled by the Bureau of 
Labor Statistios of tho U, S, Dopartmont of Labor, 3534 dwelling units wero 
privately built in Newark during the years 1929 to 1938. The median permit 
value of these units was $4,007 so that the Net Construction Cost of $2,854 
per dwelling for the project, was far below the private construction averages 
The Dwelling Facilities Costs for the project were $3,433 per dwoll- 
ing unit end $813 per room. In addition to the Net Construction Cost, these 
amounts inolude $579 per dwelling unit, wiich is the cost of dwelling equip- 
ment such as ranges, refrigerators, shades, screens, eto., architects and 


engineers fees, and the local housing pplicabl 


costs, carrying charges and contingent expenses. 

The Dwelling Facilities Costs for the Project were lower then the 
statutory maximums of $4,000 por dwelling unit and $1,000 per room, applicable 
to these items. 

In addition to the Dwelling Facilities Cost, the cost of land and 
of land acquisition and tho cost of non-dwelling facilities, consisting of 
sito improwumets and non-dwclling buildings, spacos and equipment, were $1,244 
Per dwolling unit, including the ovorhead applicable to these categorios. 
Adding this amount to tho Dwelling Facilities Cost, tho Total Cost of Now 


Housing for Stephen Crane Village, was $4,677 por dwolling unit, 


In comparison with en estimated average valuo of $5,650 for all 
new homes insurod by tho Fodoral Housing Administration in New Jersey in 
1939, the year in which the contract for tho project was awarded, tho Total 
Cost of NowHousing of $4,677 por dwolling, for the project, is lows 

Tho throo forogoing comparisons of avorage costs indicato that tho 
Project construction was oconomical and relatively low-cost, In a prooiso 
evaluation of the project construction costs, however, account must bo takon 
of tho fact that tho lifo of tho projoot is oxpoctod to bo 60 yoars,at lonst, 
As tho Outlino of Spooifioations indicatos, its construction is unusually 
sound and durablo. Moroovor, all workors omployod in the construction of 
tho project woro paid provailing wages. 

‘my valid, dotailod comparison of projoot costs with othor construo- 
tion costs must bo mado with roforence to buildings of tho samo typc, pro- 
viding comparablo accommodations of oqual durability, built according to 
similar specifications, with good materials and sound construction, by labor 
roociving provailing wagos. 

Tho Total Projoot Dovolopmont Cost was $1,653,786 for 354 dwolling 


units. 


REDUCTION OF UNEMPLOYMENT 


At the time of the construction of Stephen Crane Village, the re- 
duction of unemployment was still an important purpose of tho U, S, Housing 
Aot, and the construction of this project was expected to assist in eocomplish= 
ing it. Tho vast change from that situation to the present manpower shortage 
is typical of mny ways in which the impact of the War has distorted the low- 
rent housing program and temporarily diverted it from its original purposes. 
It is worthwhile to note for future referonce, however, that the 
construction of the projeot provided an estimated 1,327,500 man-hours of 
employment, both direct employment at the sito and indirect employment in 


the manufacture of the materials used in the construction of the project. 


71 
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EQUIVALENT ELIMINATION 

In accordance with the provisions of the U, S, Housing Act of 1937, 
Stephen Crane Village included arrangements for the elimination of unsafe 
and insanitary dwellings equal in number to the number of new dwellings in 
the project. 

The projeot was constructed on a vacant site. Before the project 
was undertaken, however, the City of Newark contracted with the Housing 
Authority (which possesses no police powers) to secure the off-site elimination, 
by demolition or compulsory repair, of the required number of unsafe and in- 
sanitary dwellings. 

Under this agreement, many substandard dwellings were demolished and 
have been necessary to defer tho balance of the equivalent elimination so that 
none has yet beon performed in connection with this project. Because of the 
nature of its industries, Nowark folt the effect of tho war activities at an 
early date. At the beginning of 1942, according to a survey made by the U. S. 
Bureau of the Census, only 1.3% of the total dwellings in Newark wore vacant. 

As a rosult of this housing shortage, Newark was obliged to securo 
tho permission of tho Fodoral Public Housing Authority to dofor any further 
demolition because of tho acute housing shortage. Any othor courso would havo 
run counter to the war offort and tho action being takon by a number of officiel 
agencios to provide additional housing for in-migrant war workors, 

Doformont of compliance with tho equivalent elimination requirement 
is oxtendoó for 6 month periods on the basis of tho continuanoo of the housing 
shortage. As soon as the shortage is rolioved, tho deformont will bo oancellod 


and demolition will bo rosumod, 


Bee 

As property in public use, Stephon Crane Village is tax-exempt. How 
ever, payments in lieu of taxes are mde to the City as partial compensation 
for services to the project. 

Under the provisions of the U. S, Housing Act, the project could not 
have beon built if tho City had not agreod to contribute in tax-oxomption an 
amount equal to 20% of the Federal ennual contribution, Accordingly, in a 
Cooperation Agreement with tho Housing Authority, thoCity consented to aocopt 
3% of tho sholter rents of tho project as paymonts in liou of taxos. 

On this basis, the ootract payments in lieu of taxes amount to 
about $2,050 por yoar. In rooont yoars, this payment has boon almost doublod 
by additional, voluntary payments in liou of taxes mado out of ront surcharges. 

Inostimating tho oost to the city of tho tax-oxomption grantod tho 
project, it would be unroalistio to ostimatc tho ad valoromtaxos on tho pro- 
jeot, $52,250 for comparison with tho paymonts in liou of taxos becauso such 
a comparison would bo basod on a condition contrary to tho fact and the Law, 
Tho projoot wuld not have boon built at all if ad valorem taxes were to bo 
loviod upon it, 

On tho othor hand, tho taxes formorly loviod upon tho site of tho 
project woro $882 consoquontly, thoro was chargoablo to tho projoot a thooretionl 
inoroaso in municipal tax rocoipts of $1,168 oqualling tho paymonts im liou of 
taxes minus the taxes formerly levied on the site. It would not be unreasonable 
to this figure as an estimate of a tax gain to theCity attributable to the 
project. 

i It is possible, however, to arrive at a fairer basis for ostimating 
tho cost to the City of the tax-exemption of the project, 

In general, all real property taxes on dwellings must oome out of 
the income of the occupants of tho dwellings through the rents they pay. Tho 
tenants of tho project formerly occupied substandard dwellings, renting for 


about $18 per month, 


1 


Taxes on such dwellings are ostimatod at $54 per yoar, On this 


basis, tho taxes levied on tho 354 tenant families amounted to a total of 
$19,116, 


When tho projeot tenants moved from these substandard dwellings 
into the project, nothing was changed except the quality of their housing. 


Their incomes were not increased, their rents were about the same, their 
tax-paying ability was no greater, Insofar as the City was concerned, the 
services they require were reduced. Consequently, it is fair to assume 

that the proper value of the tax-exemption granted the project is $19,116 minus 
$2,050 payments in lieu of taxes, or $17,066. 


This amount of tax-exemption will cause an increase of about 2/10 


of 1 cont per $100.00 in the mmicipality's tax rate. It will increase 


the tax bill on the average private dwelling about 7 conts por yoar, This 


cost is only a fraction of the value of the project to tho City as a whole, 
asido from its value to its tenants, 


RENTING THE PROJECT 


To bo oligible for occupancy in Stophon Crane Villego, applicants 


for tonancy had to bo unsafe and housing 


and to bo familios in tho lowost income group in the City, 

Tho condition of the housing occupiod by tho applicant was vorifiod 
by inspoction by a mombor of tho taff of tho Nowark Housing Authority. 
Cortifioation of tho family income of tho applicant was secured by tho Housing 
Authority from his omployor or other sourco of inoomo, 

Tho maximum inoomo limits for admission were $1,250 for 2-porson 

, femilios; $1,350 for 3 and 4eporson familios; and $1,450 for families of 5 
or moro persons. Proforonco among oligible applicants was givon, howovor, 
to families having groat housing nood and low family incomo. 

Tho actual family incomes of tho original tonants of Stophen Crane 
Villago wore as follows: 


Annul Inoomo = Numbor of Tonant Familios 


Undor $400 3 
$400 = 449 4 
450 = 499 6 
500 = 549 5 
550 = 599 4 
600 = 649 12 
650 - 699 8 
700 - 749 12 
780 - 799 15 
800 - 899 22 
900 - 999 47 
1000 -1099 17 
1100 -1199 67 
1200 -1299^ 52 
1300 -1399 13 
Total 3AT 


The avorago family income of tho tonants was $1,000 por yoar or 
$83 por month, Thoso woro undoniably families in the lowost incomo group 
"who cannot afford to pay onough to cause privato ontorpriso in thoir 
locality to build an adoquato supply of decont, safo and sanitary dwollings 
for thoir uso" as stipulated in tho U, S, Housing Aot. 

By accoptod standards for tho ratio of ront to incomo, a family 


with an incomo of $1,000 por yoar cannot afford to pay more than $17 por month 


for sholtor ront, In Nowark in 1940, according to tho U, S, Consus, only 11% 
of tho 116,757 dwolling units in tho City had a monthly ront or rontal valuo 
as low as this figuro, At tho samo timo, 51% of all dwelling units wore sub= 
standard in somo rospoot, that is, nooóod major ropairs, lacked privato 
toilet or bath, ote. Obviously, it was not possible for tho projoot tonants 
to buy or rent anything oxoopt substandard accommodations in the private real 
ostato markot. 

Addit) proof of this assortion is found in a tabulation of tho 


major dofioionoios in tho former homes of tho original tonants of tho projoot: 


Major Dofioionoy in Formor Dwolling © Numbor ^ Porcont 
Structure noods Major Ropairs 208 5 
No Insido Privato Bath 189 54 
No Insido Privato Flush Toilot 48 m 
No Cooking Fooilitios with Sink 28 8 
No Adequate and Safo Hoating 252 re 
No Aóoquato and Safo Artificial Lighting — 9 3 
No Natural Light and Adequate Ventilation 36 10 
Dwolling ovororowdod (moro than 13 
Porsons por room) 127 _37_ 
Total 897 250 


From this total of 897 dofiesanoios for 347 familios, it is 
ovident that tho avorago tonant family had more than two major dofioionoios 
in its formor dwolling. Furthormoro, this tabulation takos no acoount of 
humorous other defoots such as dampness, infostation by rats or vormin, lack 
of privacy, doubling-up of familios and firo hazards. 

THIS IS REHGUSING SLUMDIELLERS, THIS IS THE PROVISION OF DECENT, 
SAFE AND SANITARY DWELLINGS FOR FAMILIES OF LOW INCGME, 

Project rants wore sójustod to family income by n systom of graded 
ronts whoroby tonants wore charged from 20 to 30 porcont of not family in- 
como, Tho lowor ratios applicd to tho largor familios and tho highor ratios 


appliod to tho smallor familios, Tho avorago ratio of ront to income was 25%, 


Tho basio ront schodulo for tho project was as follows: 


STEPHEN CRANE VILLAGE RENT SCHEDULE 


Rent Monthly Rent Annual Income Limits 


Grade Incl. Utilities ZTsrsons 3-4 Persons 5 Persons or More 
A $19.00 Up to $800 Up to $900 Up to $1,000 
B 22,00 $601-1,000 — $901-1,126 $1,001-1,250 
c 25,00 1,001-1,250* 1,126-1,850* 1,251-1,450* 
x 32,00 1,251-1,450 1,351-1,550 1,451-1,650 


Maximum income limits for admission. Grade X is used only for 
continued occupancy by tenants admitted to Grades A, B and C, Maximum income 
limits for continued occupancy by tenants whose incomes increase after ad- 


4 mission are the upper limits of Grade X. 


ment to rent grades and eligibility for continued occupancy. 


| 
l Tenant family incomes aro re-examined annually to determine assign- 
The average monthly project rent under this schedule was about 924, 


comprising $17 for sholter rent and $7 for utilities. 


| 
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PROJECT INCOME AND SE 

In the attached table, Project Income and Expense per dwelling 
per month is given for the 4 low-income projects which are operated by the 
Newark Housing Authority under a single contract for loan and annual con= 
tribution, Tho statement covers a period beginning just after the entry of 
this country into the war when the effect of rising income and operating 
expenses was just becoming apparent, 

Under Income, the item of Dwelling Rents is self-explanatory, 

Net Annual Contribution is the amount of Federal subsidy actually 
paid to help maintain the low-rent character of the project. 

Under Expenso, the item of Management and Leasing comprises all 
salarios, supplies and oquipment for general management supervision of the 
project, including tho local housing authority's overhead, tonant investiga- 


tion and solection leasing and ront collection, tenent complaints and service 


requests, p ing, ing enda ing, personal administrati 
reporting, public rolations, stonographic and clerical services, foes for 
logal sorvioos, court costs and fiscal agent foose 

Oporating Sorvioos inoludos tho cost of labor, matorials and oquip- 
mont usod in porforming janitorial, oxtorminating and watchmen services. 

Dwolling Utilitios includes tho cost of sup»lying to tho tenants 
wotor, gas for cooking and olootricity for lighting and rofrigoration, 
purchased from publio utility oompancios, and host and hot wator, produced 
by tho projoct. 

Ropairs, Maintonanoo and Roplacoment inoludos tho cost of labor, 
matorials and oquipmont usod in tho maintonanoo of grounds, in tho ropair of 
structures, in painting and decorating, in the repair of plumbing, gas, 
olootrical and hoating ‘systoms and in tho repair or roplacomont of rangos and 


rofrigorators, 


A and p the cost of op g ime 
provomonts which inoroaso tho officicnoy and economy of project operations. 


Community Activitios includes any cost inourrod in assisting hoalth, 


and tion ‘programs y bocauso of tho low-ront charactor 


of tho project. 


Collootion lossos is tho amount of accounts rocoivablo writton off 
as uncollootiblo, 

Insurance includes tho total amount of promiums for all forms of 
insurance such as firo, boilor, publio liability, workmon's componsation, 
burglary and fidolity bond. 

Contract Payment in Liou of Taxes is the amount paid the municipality 
in accordance with the Cooperation Agreement, 

Voluntary Payment in Liou of Taxes is an additional amount paid 
out of subsidy savings. 

Debt Service is the amount paid as interest and amortization on the 
bonds issued by the Newark Housing Authority to defray the Development Cost 


of the project. Series A Bonds in the amount of $233,000 were sold to private 


investors. Series B Bonds in the amount of $1,350,000 were sold to the United 


States Housing Authority. 

Reserves for Vacancy and Collection Losses is a cash account 
established as a reserve against losses which may by incurred during future 
periods of depression. 

Reserves for Repairs, Montenonoe and Roplacoment is a cash accout, 
sot aside whilo tho projeot is now to be exponded later in tho life of the 
Project, thoroby stabilizing rontals over a long poriod. 


| 
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SETH BOYDEN COURT 


JAMES 
STEFHEN CRANE VILLAGE 
PROJECT INCOME AND EXPENSE 


FISCAL YEAR, 1942-1943 


INCOME PER DWELLING PER MONTH 


Dwelling Rents from tenants 
Net Annual Contribution from U.S HA. 
Other Income from Tenants 
Total 
EXPENSE 
Management and Leasing 
Operating Services 
Dwelling Utilities 
Repairs, Maintenance and Replacement 
Alterations and Betterments 
Commnity Activities 
Collection Losses 
Insurance 
Contract Payments to City in Lieu of Taxes 
Voluntary Payment to City in Liou of Taxes 
Debt Service, Series A and Series B Bonds 
Total before Reserves 
Reserves for Vacancy and Collection Losses 
Reserves for Ropairs, Maintenance and Replacement 


Total 


$25.45 
12,09 


i7 


$55.69 


$35.69 


EFFECTS OF THE WAR 

"hen Stephen Crane Village was opened in April 1941, twenty percent 

of the families wore receiving public assistance, In November 1941, when tho 
first annual re-examination of tenant income was made less than ten percent 
were "public assistance" cases. There was a noticeable shifting from WPA 
to private employment, and an inorease in the number of workers per family 
as sons and daughters reached working age and found jobs in tho booming 
defense plants, ‘hon the project opened the average family income was 
$1,000 a yoar. In 1941 this average had increased to $1,078.36. In Sept. 
1942 the average ross to $1,560 and by October 1943, higher rates of pay 
and ovortimo had pushed tho average to $1,761.93 and the number of public 
assisted familics had doclined to loss thon 4 poreent. As the income wont 
up tho avorago ront wont from $24.36 in 1941 to 053,57 in 1943, 

During 1941-1942, whon tonant incomes bogan to inercase booauso 
of ovortimo and the omploymont of supplomental wageoarnors in tho family, 
tho inoomo of somo familios roso above tho projoot limits for omtinuod 
occupanoy. Thoso familios wero obliged to movo out of tho projoct. Thoir 
dwollings woro loasod to othor familios whoso inoomos woro bolow tho projoot 
limits for admission. 

As tho housing shortago was intonsifiod, howovor, familios roquirod 
to movo booouso of oxcossive income found it ineroasingly difficult, and 
finally impossiblo, to soouro any othor accommodations whatsoovor, In tho 
faco of this situation, tho Nowark Housing Authority roalizod that it could 
no longor oviot tcnants for oxcossivo income during tho poriod of tho onorgonoy. 
Any other courso would havo run countor to tho war offort and tho offorts 
boing mado by a numbor of agonoios to provide additional housing for war workors. 

In July 1942, tho Ront Control Regulations of tho Office of Prico 
Administration wore mado offootivo in Nowark, Under thoso rogulations, tenants 
ean bo forood to movo only for spocificd rcasons of which oxoossivo income is 


not onc. Consequently, tho Housing Authority will not bo ablo to rosumo 


eviction for exeessive income as long as the housing shortage continues and 
tho OPA emergency ront regulations aro in forco. 

The tenants who aro permitted to continue in occupancy are charged, 
as additional monthly rent, $1.00 for every $50 by which tho annual family 
income exceeds tho project limit for continued occupancy up to the coiling 
ronts ostablished for tho project. Maximum ronts including utilitios rogistorod 
with the Office of Price Administration are $38 per month for 1 bedroom units, 
$43 for 2 bedroom units, and $48 for 3 bodroom mits. Tonents who aro paying 
those maximum rents are not being subsidized. Those maximums aro based on 
what similar accommodations, privately owned, were being rented for on March 
1, 1942, tho ront froozing dato, 

At prosent, most of tho familios who socuro Pont rouotions because 


of inoomo, ero supp by Bonofit allotmonts from 


wago-oarnors who havo boon inducted into tho armed foroos. 

Whilo tho war has boon responsible for a merkoó inoronso in tonent 
income, it also has boon responsible for a moro marked incroase in oporating 
costs, Bocauso of tho fuol shortage tho projcot hoating plant has boon oon- 
vorted from oil to coal at considerable oxponso. This conversion has also 
inoroosod tho cost and difficulty of operating tho hosting plant. For instance, 
shortage of manpowor and high wages in war plants has mado it oxtromoly difficult 
to obtain firomon and laborors. In fact, tho offoot of tho manpowor shortage 
has boon folt throughout tho ontire porsonnel of tho Housing Authority. In 
spito of high wagos it has boon oxtromoly difficult to hire and retain a 


compotont staff. 


THE SOCIAL EFFECTS OF PUBLIC HOUSING IN NEWARK 


The Housing Authority of the City of Newark undertook shat it 

believes to bo the first comprehonsive investigation of its kind in this country = 
an investigation into tho social effects of the public housing program in the 
oity. And by housing was moant not only an improved physical structure, but 

an improved pattern of living brought about by more privacy, better recreational 
facilities, md, in goneral, a more honlthful snvironmont, 

This study, which will bo printed shortly, compares the families 
in tho projects with those in the “ards of the City surrounding tho projects, 
in torms of tho incidence of tuboroulosis, infant mortality, communicable 
diseases, birth ratos, juvonilo dolinquoncy, school rocords, fires, homo acoi- 
donts, ote. From our study of throc projoots, (James Baxtor Torrace, Folix 
Fuld Court and Stophen Cranc Village) it was found that public housing has 
had dooidodly bonofioial offoots on tho rohousod familics. 

In tho housing projocts, ach yoar 3.3 out of overy 1000 porsons 15 
to 40, had tuboroulosis, In infant mortality too tho projcots had a lowor 
rato. If tho rato in tho throc wards studicd had boon as low as that in tho 
throo projocts, in 1943, thoro would have toon 21 infant doaths instoad of 53. 

Tho ratos for communicable discases, including Whooping Cough, 
Moaslcs, Mumps, Scarlot Fovor, Gorman Moaslos, and Chickon Pox, worc ais» 
lowor in tho projcets than in tho Wards. For 1942 and 1943 combined, tho rate 
for the projects was 114,2 oases per 1000 children under 15 years of ago as 
compared with 165.5 cases in the wards. 

The number of births, corrected by taking into account the number 
of women 15 to 40, wes highor in the projects than in the Wards. For the 
two years combined, the birth rate in the projoots was 118.5 compared with 
86,2 in the Yards, per 1000 women 15 to 40. 

The rate of fires in the sevon housing projects in Newark was much 


lower than the rato in the dwollings of tho city as a whole. Using tho 


arbitrary figuro of $100, as the average cost to tho Fire Dopartmont of a 
rosponso to a firo, it was found that responses to firo in the projects cost 
$295 per 100 dwolling units, as compared with $1115 por 1000 ówolling units 
in tho oity, If tho numbor of fires por 10,000 porsons had boon tho samo in 
tho City as in tho projoots, tho saving at $100 por firo call, would havo boon 
$91,700. 

A study of tho school childron showod that aftor being rchousod 
thoy wore absont loss, and had slightly highor grados. Tho juvenile óclinquenoy 
rato vas gonorally lower for the projects than for tho Yards, For tho Nogro 
population, this difforonoo was marked. There wore no cases of dolinquonoy 
among tho girls in tho projoots. 

From interviewing & representative sample of the families, living 
in the three projects studied, it was found that: 

1. 69% of the mothers said that their school children showed an 

improvement since living in the project. 

2, 99% found their children easier to keep clean. 

3. 100% stated that their children had better play facilities. 

4, 46% found that housekeoping took them less time. 


5. 77% said that their families were now happior, 


6. 69% of the families were able to sove money, or buy moro +hir 
for thoir homes, 
7. 100% had had no serious homo accidents. 
It must not be thought that the benéfits were restricted to the 
project residents, The community also benefited insofor as every reduction 
in disease and crime not only means a great financial saving, but provides 
the eocial climte for a satisfying ond hoalthy life. To give one examples 
it hos boon estimated that the average cost to tho commmity of n tuberculosis 


case is about $5000, If tho rate for tuberculosis in the Wards wore reduced 


E 


"ENDIX 


UNITED STATES HOUSING ACT OF 1927 


The U. S. Housing Act of 1937 (Public - No. 412 - 75th Congress) is en- 
titled "An Act to proyide financial assistance to the States and political subdivi- 
sions thereof for the elimination of unsafe and insanitary housing conditions, for 
the eradication of slums, for the provision of decent, safc and sanitary dwellings 
for families of low income, and for the reduction of unemployment and the stimula- 
tion of business activity, to create a United States Housing authority, and for 
other purposes". 


To achieve the objectives set forth in the Title of the Housing Act, 
a Federal lending agency, the United States Housing Authority (now the Federal 
Fublic Housing Authority), was created. It was authorized to finance a low-rent 
housing program by issuing up to 800 million dollars worth of bonds guaranteed by 
the United States. 


The funds so reised may be loaned to local housing authorities to assist 
them in the development of low-ront housing projects, up to 90 rer cent of tho cost 
of the project. Such loans bear interest at 1/2 of 1% moro than the going Federal 
interest rate at the time the loan is made. The loans must bo repaid within a per- 
iod not exceeding 60 years. 


A portion of tue proceeds of the 1/2 of 1% interest profit is used to 
defray the operating expenses of the United States Housing Authority which receives 
no appropriation from Congress for this purpose. 


In order to assist in achieving and maintaining the low-rent character 
of the housing projects, tie U. S. Housing Authority is also authorized to con- 
tract to make annual contributions, or subsidy payments, to public housing agencies 
in amounts not exceeding 1% more than the going Federal intorost rate, at the tine 
of the contract, on the development cost of the project involved. 


For the 800 million dollar program, it was anticipated tst 28 million 
dollars per year would be needed in normal times for annual contributions. Be- 
cause of wartime conditions, however, only 15 million dollars has been used for 
annual contributions during each of the last two years. 


THE ENTIRE COST TO THE FEDERAL GOVERNMENT OF THE LOW-RENT HOUSING TRO- 


COs’ 
GRAM IS LESS T'AN THE ANNUAL CONTRIBUTIONS BY THE AMOUNT THE INTEREST FROFIT EX- 
CHEDS THE ADMINISTRATIVE COSTS OF THE UNITED STATES HOUSING AUTHORITY. 


The objectives of the Housing Act must be achieved within the following 
important restrictions among others set forth in the Act: 


No loan or annual contribution can be made by the U. S. Housin; 


Authority in cities having less than 500,000 population, for a housing project 
costing more than $4,000 per family dwelling unit, or {1,000 per room (excluding 
land, demolition and non-dwelling facilities). 


2. No loan or ennual contribution can be made by the U. S. Housing 
Authority for a housing project costing more than the average construction cost 
of dwelling units currently produced by private enterprise in the locality, undor 
the legal building requirements applicable to the proposed site and under lsbor 
standards not lower than those prescribed in the Housing Act. 


3. All contracts pursuant to the Housing Act must contain 2 provision 
requiring payment of the wages or fees prevailing in the locality to all persons 
employed in the development or administration of the housing project involved. 


. Annual contributions can be mde by the U. S. Housing Authority to 
housing projects involving the construction of new dwellings only if the project 
includes the elimination, by demolition, effective closing or compulsory repair, 
of unsafe and insanitary dwellings ecusi ia number to the e a dwellings 
in the project, excopi that such elimination may be deferred in any locality where 
the shortage of decent, safo housing available to families of low in- 
come is so acute as to force dangerous overcrowding of such families, 


5. Annual contributions con be made by the U. S. Housing Authority 
only when the State, County or livaicipality in which the project is situated con- 
tributes in cash or tex exemption an amount equal to 20% of the Federal cnnual 
contribution. 


6. Low-rent dw 
whose net incono at the 
including dwelling utilities, 
exceed 6 to 1 in the case of f: 


lings are svailable for occupancy only by families 
of admission doc Bee exceed five times the rental 
colt that the ratio of income to ce ST 
nilies having 3 or more minor dependonts. 


1 


"Fonilics cf low income" means 
who cannot afford to pay enough to cau: 
build an adequate Supply of decent 


ilies in the lowest income group 
private enterprise in their locality to 
safe and sanitcry dwellings for their use. 


RITISS LAW OF 1938 


The New Jersey Local Housing Authorities Lew (Chcptor 19, Lews of 1938) 
contains this declaration of necessity of legislstion =- 


NEW JERSEY LOCAL HOUSI! 


Um 


"It is hereby declared: 


(a) That there exist in the State insanitary or unscfo dwelling accom- 
modations and that persons of low income are forced to reside in such insanitary or 
unsafe accomodations; that within the S is 2 shortage of safe or sani- 

i which parsons of low income con 
© forced to occupy overerowicd and congested dwell- 

di onndiiions coup en heronie (m and spread 

of disease and crime and constitute à m: o the herlth, safety, morals and 
welfare of the rosidents of the St; cce economic valuss; that these con 
ditions necessitate excessive ond disproportionate expenditures of public funds 
for crime prevention and punishment, rublic health and safety, fire and accident 
protection, and other publie services and facilitios; 


(b) That these areas in the State cannot be cleared, nor can the short- 
age of safe and sanitary dwollings for persons of low income bo roliovod, through 
the operation of private enterprise, ond that tho construction of housing projects 
for persons of low income (.s herein defined) would therefore not be competitive 
with private enterprise; 


(c) That tho cl n of the arcas in 
which insanitary or unsafe housing EXuex dan cect ieee 
sanitary dwelling accommodations by any public body for persons of low income are 
public usos cnd purposes for which public money my be spont and private property 
acquired ond are governmental functions of State concern; 


(d) Thot it is in tho public interost that work on projects for such 
purposes be commenced as soon as possible in order to relieve unemployment; E 


And the nocessity in the public interest for the nove hereinafter 
* enacted, is hereby declared as 2 matter of legislative determina 


Under the provisions of this Low, the governing body of any municipality 
may croato by ordinance a public corporation known 2s a Housing Authority. Such 
Authority shall constitute a body corporate and politic, an agency of the munici- 
gality. The governing body of the municipality shall appoint five persons to be 
Commissioners of thc Housing Authority for five-year toms, one term expiring onch 
year. The powers of the Authority are vested in the Commissioners who serve with- 
out compensation. 


The Housing Authority is empowered generally to carry out the purposes 
of the Local Housing Authorities Lew with specific montion of the powers, mong 
others, to investigate housing conditions; to acquire property; to exercise the 
power of eminent domain; to construct, lease, and operate housing projects; to 
employ assistants ond delegate its duti: powers; to borrow money :nd to accept 
grants from tho Federal Government; to issue bonds; to pledge its assets as secur- 
ity for its bonds, 


and 


| 


Tho Housing puthority cannot operate for profit. Its obligations are 
not obligations of thi ony political subdiv: hereof. Its proporties 
are tox-oxompt but it i5 monis in lieu of taxes. Its projects arc sub- 
ject to cll planning, zoning, scnitary, balling and other local laws and regula- 
tions. Its dwellings my be lensed only to porsons of low income. 


| 


Nu. 


Mae 


SPECIAL REPORT 
on the Development and Operation of 
JAMES M. BAXTER TERRACE 


a Low-rent Publio Horsing Project 


COMMISSIONERS 


Charles B, Schubert 
Chairman 


George "i. Campbell 


Vice-Chairman 


Sargent Dumper 
Troasurer 


Carl A. Baccaro 
Rev. William P, Hayes 


William T. Vanderlipp 
Ex-officio 


EXECUTIVE DIRECTOR 


Frank B, enrich 
57 Sussex Avenue 
Newark, 4, Now Jersey 


(d 


NEWARK LIBRARY 
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PROJECT 


The purpose of this report is to roview tho development anó opera- 
tion of James M. Baxter Terrace by the Housing Authority of the City of Newark, 
under the provisions of the United States Housing Aot of 1937 and the New 
Jersey Local Housing Authorities Law of 1938. A brief summary of the 
purposes and provisions of each of those statutes is given at the ond of 


this roport, 


PROJECT DESCRIPTION 


Janos M, Baxter Terrace is located at Orange and Nosbitt streets in 
Newark, Now Jorsoy, 

The project consists of 618 dwelling mits, in S-story brick build= 
ings. There is also a Commmity hall, heating plant, office, meoting rooms, 
a hoalth clinio, baby-keop-well station. 


Tho distribution of dwelling units by size is es follows: 


3 rooms 1 Bedroom 183 units 549 rooms 
Es 1 i my grt 
r rR ae pe aiat Piney E AE | 
a" 2 g 59. " mso" 
5 * 3 * -- ^ -sa " 
sho" E ty Hc 6108" 
Is" 2595 


Tho project has an arca of about 12,67 acres including O available 
for futuro dovolopmont, Only 26,98% of the lend is covered by buildings. 
Tho population donsity is 48,80 familics por aore. 

Of the project grounds, about ono-quartor is surfaced for play and 
sitting aroas, Most of tho balance is landscaped and is maintained by tho 
project staff, Tho janitorial work ond tho intorior painting are also done by 
tho project and contral maintenance staffs. Tonants aid in janitorial work. 

Gas for cooking, electricity for lighting and refrigoration, toam 
hoat and hot and cold wator are furnishod ty tho projoot and included in tho 
‘éuolling rontals. 

Construction of tho projoct was complotod in Soptombor, 1941 end it 


has boon fully occupied by 413 Nogro and 200 White families since October 1,1941. 


OUTLINE OF SPECIFICATIONS 


Tho spocifications for Baxter Torraco roquirod substantial and dur- 
ablo construction: 
Foundations 
All structuros aro on rigid conoroto grado boams and pilo caps. 
Conorete and Tile sito drains. 
Extorior Walls 
Common Brick; backing tilo froo standing motal furring; intorior 
plastor on viro lath, 
Intorior Partitions 
Motal studs. 
Plastering 
A11 walls and ooilings - plastor on wiro lath. 
Vortionl plastor anglos have motal cornor boaós, 
Flours 
First floor - oonoroto with mastic tilo. 
Scoond floor - " P! ^ d 
Third floor - * h x T 
Linoleum floor finish in bathrooms and kitchons. 
Woodwork 
Wood doors. 
Motal casemont sash end motal trim, 
Motal Work 
Coppor flashing. 
Roof Finish 
Four-ply slag surfaco. 
Plumbing 
All piping, brass. 


Fixturos of standard mako, 


‘Seite 


Central hi 


ing low-pressure vapor-vacuum system. 
Underground distribution. 
Oil burners coverted to coal 

Electrical 
Armored cable in all units. 
Underground distribution. 
Waterproofed covered wire. 

Pointing 
All trim - 3 coats of lead and oil. 
Interior plaster - 3 coats of flat wall paint. 
Kitchens and bathrooms = last coat, enamel, 

Equipment : 
Bach dwelling mit has electric refrigerator, gas range, combina- 
tion sink end tub, wood kitchen cabinets, metal medicine cabinet, 
toilet, lavatory, bath-tub, shades and soreens. Laundries in 
basement with washing machines and gas dryers. 

Grounds 
Concreto sidewalks and wading pool. 


Surfaced playground and sitting areas. 


CONSTRUCTION COS? 


The Net Construction Cost of James M, Baxter Torrace was $3,244 por 


dwolling unit, This figure, comprising structural, plumbing, heating and oloo- 


trioal costs, most olosely 


p the privato 1 ion 


costs ontorod in applications for building pormits, A provision of tho United 


Statos Housing Act of 1937, applicablo to this item, is that the cost of tho pro- 
Joot bo lowor than tho “average oonstrvotion oost of dwolling mits ourrontly 
producod by privato ontorpriso in tho locality.” 

Aocoróing to building pormit rooorós compiled by tho Burcau of Labor 
Statistics of tho U. S, Dopertmont of Labor, 3534 dwolling units wore privatcly 


built in Newark during tho years 1929 to 1958, Tho moóian permit valuo of those 
units was $4,007 so that tho Not Constrvetion Cost of $3,244 por ówolling for 


tho projoot, was far bolow tho privato construction average. 


Ei 


ho Dwelling Facilitios Costs for tho projoot woro $3,893 por dwolling 


unit and $918 por room, In addition to tho Not Construction Cost, thoso amounts 
inoludo $649 por dwolling unit, whioh is tho cost of dwolling oquipmont such as 

rangos, rofrigorators, shados, soroons, oto., arohitcots and onginccrs focs, and 
tho local housing authoritics applicablo administrativo costs, carrying ohargor 

and contingent oxponsos. 

Tho Dwelling Facilitios Costs for tho Projoct woro lower than tho 
statutory maximums of $4,000 por ówolling unit and 01,000 por room, applicablo 
to thoso itoms. 

In addition to tho Dwolling Facilitios Cost, tho cost of land and of 
land acquisition and the cost of non-ówolling facilitios, omsisting of sito 
improvomonts end non=dwolling buildings, spacos end oquipmont, woro $1,047 por 
Swolling urit, including tho overhoad applicable to theso ontogorics, Adding 
this amount to tho Dwolling Facilitics Cost, the Total Cost of Now Housing for 


Jamos M. Baxtor Torraoo, was $4,940 per dwolling unite 


In'eomparison with an estimated average value of $5,650 for all new 
homes insured by the Federal Housing Administration in New Jersey in 1939, 
the year in which the contract for the project was awarded, the Total Cost 
of New Housing of $4,940 per dwelling, for the project, is low. 


The three foregoing comparisons of average costs indicate that the 


project was 1 and low-cost. In a precise 
evaluation of the project construction costs, however, account must be taken 
of the fact that the life of the project is expected to be 60 years, at least. 
As the Outline of Specifications indicates, its construction is unusually sound 
and durable. Moreover, all workers employed in the construction of the project 


were paid prevailing wage 


Any valid, detailed comparison of project costs with other oon- 
struction costs mist be made with reference to buildings of the same type, 
Providing comparable accommodations of equal durability, built according to 
similar specifications, with good materials and sound construction, by labor 
receiving prevailing wages. 

In addition to the Total Cost of New Housing of $3,033,199 for the 
614 dwellings in the project, the cost of the buildings whieh wore demolished 


was $719,171 making a total Project Development Cost of $3,752,570. 


REDUCTION OF UNEMPLOYMENT 

At the timo of the construction of James M, Baxter Tarraco, tho 
reduction of unemployment was still en important purpose of the U, S, 
Housing Act, and the construction of this project was oxpooted to assist in 
accomplishing it, The vast change from that situation to the prosen ran- 
power shortage ds typical of many ways in which the impact of the War has 
distorted the low-ront housing progran and tomporarily diverted it from its 
original purposes. 

It is worthwhile to note for future roforenóo, however, that the 
construction of the project provided an estimated 2,302,500 man-hours of 
employment, both óiroot omploymont at the sito and indircot omploymont in tho 


menufacturo of the materials used in the construction of the project. 


EQUIVALENT ELIMINATION 


In accordance with the provisions of the U. S. Housing Aot of 

1927, James M. Baxter Terrace included arrangements for the elimination of 
unsafe and insanitary dwellings equal in number to the number of new dwellings 
in tho project, 


The project was constructed in a slum area, Two hundred end twenty- 


two substandard dwellings were purchased and demolished by the Newark Housing 
Authority. The cost of the structures on tho sito was $719,171 or about 


19% of the total expenditure forthe project. 

Before the project was undertaken, the City of Newark contracted 
with the Housing Authority (which possesses no police powers) to secure the 
off-site elimination, by demolition or compulsory repair, of tho required 


number of unsafe and insanitary dwellings. Under this agreement, 392 sub= 


standard dwollings were olimingtod so that compliance with tho statutory 


requirement is completo, A total of 614 slum dwellings have been eliminated 


in oonneotion with tho construction of this project. 


THIS IS THE ERADICATION OF SLUMS, IN FACT, IT IS THE ONLY EFFECTIVE 


METHOD “HICH HAS EVER BEIN USED I" NEWARK TO ELIMINATE THE UNSAFE AND Ne 
SANITARY HOUSING “HICH HAS ACCUMULATED IN CERTAIN SECTIONS OF THE CITY OVER A 
LONG PERIOD OF YEARS, 


TAX EXEMPTION 


As property in public use, James M, Baxter Terrace is tax-exempt, 
However, payments in lieu of taxes are made to the City as partial compensation 
for services to the project. 

Under the provisions of the U, S. Housing Act, the project could 
not have been built if the City had not agreed to contribute in tax-exomption 
an amount equal to 20% of the Federal annual contribution, Accordingly, in 
a Cooperation Agreement with the Housing Authority, the City consented to 
accept 3% of the shelter rents of the project as payments in liou of taxes. 
On this basis, tho contract paymonts in lieu of taxes amount to 
about 95,664 por year. In recent years, this paymont has boen almost doubled 
by additional, voluntary payments in lieu of taxes made out of rent surcharges. 
In estimating the cost to tho city of the tax-exemption granted the 
project, it would be mrealistic to estimate the ad valorem taxes on tho 
project, $93,500 for comparison with the payments in lieu of taxes because 
such a comparison would be based on a condition contrary to the fact and 


the Law, The project would not have been built at all if ad valorem taxes 


wore to bo levied upon it, 

Tho texos formerly loviod upon tho sito of tho projoot wore $12,981 
on the land and $22,053 on the slum buildings which were demolishod, but 
many of these proporties had largo tax dolinquonoios, Novortholoss, there vas 
chargeable to tho project a theorotical reduction in munioipsl tax recoipts 
of $31, 570 oqualling the payments in liou of taxes minus tho taxos formerly 
loviod on the sito. Although actual tax oollooticns were vory much loss, this 
figure is not an unreasonable ostimate of the tax loss to tho City. 

It is possible, howevor, to arrivo at a fairor basis for ostimating 
tho cost to tho City of tho Tax-oxomption of tho project. 

In gonoral, all real property taxos on dwellings must como out of 


tho income of the occupants of the dwellings through tho rents they pay. Tho 


tenants of tho project formerly occupicd substandard dwollings, rcnting for 
about $18 por month, 

Taxes on such dwollings aro ostimated $54 por year. On this basis, 
tho taxos loviod on tho 614 tonant femilios amounted to a total of $35,156. 

“hen tho project tonants moved from those substandard dwellings into 
tho project, nothing was changed oxoopt tho quality of thoir housing, Thoir 
incomes wero not inorcasod, thoir rents: woro about tho samo, thoir tex-paying 
ability was no grostor. Insofar as tho City was ooncornoó, tho scrvicos 
thoy roquiro woro roducod. Consoquontly, it is fair to assumo that tho propor 
valuo of tho tax-oxomption grentod tho projoot is 933,156 minus $3,664 paymonts 
in liou of taxes, or 029,492. 

This amount of tax-oxomption will oauso en incroaso of about 4/10 
of 1 cont por $100.00 in tho municipality's tax rato. It will inorcaso tho 
tax bill on tho avorago priveto dwclling about 13 conts por yoar. This cost 
is only a fraction of tho value of tho projoct to tho City as a wholo, asido 


from its veluo to its tonants, 


RENTING THE PROJECT 

To be eligible for occupancy in James M, Baxter Terrace, applicants 
for tenancy had to be occupying unsafe and insanitary housing accommodations 
and to families in the lowest income group in the City. 

The condition d the housing occupied by the applicant was verified 
by inspection by a member of the staff of the Newark Housing Authority. 
Certification of the family income of the applicant was secured by the Housing 
Authority from his employer or other source of income. 

The maximum income limits for admission were $1,250 for 2-person 
families; $1,350 for 3 and 4 person families; and $1,450 for families of 5 or 
more persons. Preference among oligiblo applicants was given, however, to 
families having great housing need and low family income. 

The actual family incomes of tho original tenants of James M, Baxter 


Terrace were as follows: 


Annual Income Number of Tonant Families 

$400 = 449 9 
450 - 499 5 
500 = 549 14 
550 = 599 16 
600 = 649 28 
650 - 699 20 
700 - 749 31 
750 - 799 25 
800 - 899 72 
900 - 999 124 
1000-1099 x 142 
1100-1199 80 
1200-1299 30 
1300-1399 220 
Totel 598 


Tho Average family income of the tenants was $925 per year or $77 
por month, Those wore undeniably families in the lowest income group "who 
cannot afford to pay enough to causo private enterpriso in their locality to 
build an adequate supply of docent, safo end sanitary dwellings for their use" 
as stipulated in the U, S, Housing Act. 

By accepted standards for the ratio of ront to income, a family with 


an income of $925 per year cannot afford to pay moro than $15 por month for 


shelter ront. In Nowark in 1940, according to tho U, S. Consus, only 6% of 

the 116, 757 dwelling units in tho City had a monthly rent or rontal value as 

low as this figure, At tho same timo, 31% of all dwelling units wero sub= 

standard in somo rospoot, that is, noodod major repairs, lacked privato toilet 

or bath, ote. Obviously, it was not possiblo for tho project tenants to buy or 

ront anything cxcopt substandard accommodations in tho privato roal ostato merkot, 
Additional proof of this assortion is found in a tabulation of tho 


major dofioionoios in tho former homos of tho original tonants of tho projcot: 


Major Doficioney in Formor Dwolling Numbor ^ Poroont 


Structure noods Major Repairs 357 59 
No Insido Privato Bath 285 48 
No Insido Privato Flush Toilet 144 24 
No Cooking Facilitios with Sink 47 8 
No Adoquato and Safo Heating 459 T 
No Adoquato and Safo Artifioial Lighting 33 6 

17 


No Natural Light and Adequate Ventilation 102 


Dwelling Overorowded (more than 13 persons 
) 9i is 


Total 1,518 254 

From this total of 1,518 deficiencies for 598 families, it is evident 
that the average tenant family had moro than two major deficiencies in its 
former dwelling. Furthermore, this tabulation takes no account of numerous 
other defects such as dampness, infestation by rats or vermin, lack of privacy, 
doubling-up of families and fire hazards. 

THIS IS REHOUSING SLUM DYSLLERS. THIS IS THE PROVISION OF DECENT, 
SAFE AND SANITARY DWELLINGS FOR FAMILIESOP LOY INCOME, 

Project rents were adjusted to family income by a system of graded 
rents whereby tenants were charged from 20 to 30 percent of net family income. 
The lower ratios applied to the larger families and tho higher ratios applied 


to tha smaller families, The average ratio of rent to income was 25%. 


The basic rent schedule for the project was as follows: 
JAMES M, BAXTER TERRACE 


RENT SCHEDULE 


Rent Monthly Rent Annual Inoome Limits 
Grade Inol, Utilities Z Persons 4 Persons  — 5 Persons or More 
A $19.00 Up to $800 Up to $900 Up to $1,000 
B 22,00 $801-1,000 $901-1,125. $1, 001-1,250 
c 25.00 1,001-1,250% 1,125-1,350*  1,251-1,450* 
x 32,00 1,251-1,450 1,351-1,550 1,451-1,650 


"Maximum income limits for admission, Grade X is used only for 
continued occupancy by tenants admitted to Grades A, B and C. Maximum income 
Limits for continued occupancy by tenants whose incomes increase after ad= 
mission are the upper limits of Grade X, 

Tenant family incomes are ro=oxen ined annually to determine assign- 
mont to rent grades and eligibility for continued occupancy, 

Tho avorage monthly project ront under this schedule is about j21, 


comprising $14 for shelter rent and $7 for utilitios. 


PROJECT INCOME AND EXPENSE 

In tho attached table, Project Income and Exponso por dwelling por 
month is given for the 4 low-income projects which are operated by tho Nowark 
Housing Authority undor a singlo contract for loan and annual contribution. 
Tho statement covors a period beginning just aftor tho ontry of this country 
into tho war whon the offoct of rising income and oporating exponses was 
just becoming apparent. 

Under Income the item of Dwelling Rents is self-explanatory. 

Net Annual Contribution is the amount of Federal subsidy actually 
paid to help maintain the low-rent character of the project. 

Under Expense, the item of Management end Leasing comprises ell 
salaries, supplies and equipment for zeneral management supervision of tho 
project, including the local housing authority's ovorhoad, tonant invostiga- 
tion end solection, leasing and ront colloction, tenant complaints and service 
requests, purchasing, budgeting and accomting, personal administration, 
reporting, public relatdons, stonographio end clerical services, fees for logal 
sorvicos, court costs and fiscal agont feos, 

Operating Services includes tho cost of labor, materials and equip- 
mont usod in performing janitorial, oxterminating and watchmen services. 

Dwelling Utilities includes the cost of supplying to tho tenants 
water, gas for cooking and cloctricity for lighting and rofrigoreticn, pur- 
chasod from public utility companios, and hoat and hot water, produced by tho 
project. 

Ropairs, Maintenanco and Roplacoment includes tho cost of labor, 
metorials and equipmont usod in tho maintcnanoo of grounds, in tho ropaiz of 
structures, in painting and decorating, in the repair of plumbing, gas, 
electrical and heating systems and in the repair or replacement of rengos end 
refrigerators, 


Alt 


and present the cost of operating improvo- 
ments which inorease the efficiency and economy of project operations, 


Community Activities includes any cost incurred in assisting health, 


and ion programs because of the Low-rent character 
of the project. 


Collection losses is tho amount of accounts recoiveble written off 
as uncolleotiblo, 

Insurance includes tho total amount of promiums for all forns of 
insurance such as fire, boiler, public liability, workmen's componsetion, 
burglary end fidelity bond. 

Contract Payment in Liou of Taxes is tho amount paid the municipality 
in with the 


g . 

Voluntary Payment in Lieu of Taxes is en additional amount paid out 
of subsidy savings. 

Debt Service is the amount paid as interost and amortization on tho 
bonds issuod by the Newark Housing Authority to defray the Dovelopmont Cost 
of the project. Serios A Bonds in tho amount of $542,000 wore sold to private 
investors. Sorios B Bonds in tho amount of $3,150,000 were sold to tho 
Unitod Statos Housing Authority, 

Resorvos for Vacancy and Collection Lossos is a cash account 
established as a rosorvo against losses which my bo incurred during future 
poriods of doprossion, 

Rosorvos for Ropairs, Maintonenoo and Replacomont is a cash acccunt, 
sot asido whilo tho project is now to bo exponóod later in the lifo of the 


projoot, thoroby stabilizing rentals ovor a long poriod. 


SETH BOYDEN COURT 
PENNINGTON COURT 

JAMES M. BAXTER TERRACE 
STEFHEN CRANE VILLAGE 


PROJECT INCOME AND EXPENSE 
FISCAL YEAR, 1942-1948 


INCOME PER DWELLING PER MONTH 
Dwelling Rents from tenants $23.45 
Net Annual Contribution from U,S J.A, 12,09 
Other Income from Tenants AT 

Total $35.69 

EXPENSE 
Management and Leasing 5,81 
Operating Services 1,84 
Dwelling Utilities 6.91 
Repairs, Meintenance and Replacement 3,32 
Alterations and Bettermonts «96 
Community Activities - 
Collection Losses sol 
Insurance 57" 
Contract Payments to City in Liou of Taxes EJ 
Voluntary Payment to City in Lieu of Taxes EZ 
Debt Service, Series A and Series B Bonds 18.94 

Total before Roservos $31.78 

Reserves for Vacancy and Collection Losses 1.89 

Reserves for Ropairs, Maintenance and Replacement 2002 


4 Total $35.69 


EFFECTS OF THE WAR 


When James M, Baxter Terrace was opened in October 1941 twenty 
percent of the families were receiving public assistance. In December 1942 
when the first re-examination of tenant income was mado less than six percent 
were "publio assistance" oases. There was noticoable shifting from WPA to 
private employment, end an increase in the number of workers ver family as 
sons and daughters reached working age and found jobs in the booming defense 
plants, 1942 this averago had inereased to $1,505 and by January 1, 1944, 
higher ratos of pay and overtime had pushed the average to 01,904.57 and tho 


ies had declined to less then 4 percont, As 


number of public assisted fa: 
the incomes wont up the average rent went from 020.05 in 1941 to $35.79 in 1944, 

During 1942-1943, whon tenant incomes bogan to inoronso because of 
overtime and tho employment of supplemental wago-carners in the family, the 
inoomo of some families rose above the project limits for continued occupanoy. 
These families were obliged to move out of the project. Their dwellings were 
loasod to other families whose incomes woro below the project limits for ad= 
mission. 

As tho housing shortego was intonsifioó, howovor, families roquirod 
to move bocause of oxoossivo inoomo found it inorcasingly difficult, and 
finally impossible, to scoure any Other accommodations whatscovor, In the face 
of this situation, tho Newark Housing Authority roalised that it could no longar 
oviot tenants for excessive inoomo during tho period of tho omergoncy. Any 
othor course would havo run countor to tho war offort and tho offorts boing 
mado by a numbor of agonoios to provide additional housing for war workers. 

At about the same time, tho Rent Control Regulations of the Office 


of Price Administration were made effective in Newark. Vaóor these roguintions 


of wbich exoe 15 


tenants oan be forced to move only for specified roes: 


income is not ono, Consequently, the Housing Authority will not be able to 
resume eviction for excessive income as long as the housing shortage continues 
and the OPA emergency rent regulations are in force. 

The tenants who are permitted to continue in occupancy are charged, 
as additional monthly rent, $1.00 for every $50 by which the annual family 
income exceeds tho project limit for continued occupancy up to the ceiling 
rents established for tho project, Maximum rents inoluding utilities registered 
with tho Office of Price Administration aro $37 por month for 1 bedroom units, 
$42 for 2 bedroom mits, and $47 for 3 bodroom units, Tonants who aro paying 
theso maximum rents aro not boing subsidized. 


At presont, most of tho families who secure ront reductions because 


of income, aro supp ty Bonofit allotments from wago- 
ecamers who have been inducted into the armed forces. 

Whilo the war has boon responsible for a marked inorease in tenant 
income, it also has boon responsible for a more marked increase in operating 
costs, Bocause of the fuol shortage the project hosting plant has boon 
converted from oil to coal at considorablo oxponso. This oovorsion has also 
inoronsod tho cost and difficulty of operating tho hosting plant, For instance, 
shortage of manpowor and high wagos in war plants has mado it oxtromoly 
difficult to obtain firomon and leborors. In fact, tho offoot of tho monpowor 
shortage has boon folt throughout tho ontiro porsonnol of tho Housing Authority, 
In spito of high wagos it has boon oxtromoly difficult to hiro and retain a 


compotont staff, 


i 
; 
1 


THE SOCIAL EFFECTS OF PUBLIC HOUSING IN NEWARK 

The Housing Authority of the City of Newark undertook what it 
believes to be the first comprehensive investigation of its kind in this country - 
an investigation into the social effects of the public housing program in the 
oity. And by housing was meant not only an improved physical structure, but 
an improved pattern of living brought about by more privacy, better recreational 
facilities, and, in goneral, a more healthful environment. 

This study, which will bo printed shortly, compares tho familios 
in tho projects with those in tho “ards of the City surrounding tho projcots, 
in torms of tho incidence of tuboroulosis, infant mortality, communicable 
disonsos, birth ratos, juvonilo dolinquency, school records, fires, homo acoi- 
dents, ote. From our study of throc projects, (Jamos Baxtor Torrace, Folix 
Fuld Court and Stophen Crane Villago) it was found that public housing has 
had óooidodly bonoficial offoots on tho rohousod familios. 

In tho housing projoots, moh yoar 3.3 out of overy 1000 porsons 15 


to 40, had tuborculos 


In infant mortality too the projects hag a lowor 
rate. If tho rato in tho throc wards studicd had boon as low as that in tho 
throo projocts, in 1945, thoro would have boon 21 infant doaths instoad of 53. 

Tho retos for commmicablo discases, including Whooping Cough, 
Mcaslos, Mumps, Searlot Fover, Gorman Moaslos, and Chiokon Pox, wore aiso 
lowor in tho projocts thon in tho Wards. For 1942 and 1943 combined, tho rate 
for the projects was 11442 cases per 1000 children under 15 years of ago as 
compared with 163,5 cases in the wards. 

The number of births, corrected by taking into account the number 
of women 16 to 40, was higher in tho projects than in the Wards, For the 
two years combined, the birth rate in the projects was 118.5 compared with 
86,2 in the Yards, per 1000 women 15 to 40. 

The rate of fires in the sevon housing projects in Newark was much 


lower than the rato in tho dwollings of the city as a whole, Using tho 


arbitrary figuro of $100, as the average cost to tho Fire Dopartmont of & 
rosponso to a firo, it was found that responses to firo in the projoots cost 
$295 per 100 dwclling units, as compared with $1115 por 1000 dwolling units 
in tho city. If the numbor of fires por 10,000 porsons had boon tho samo in 
tho City as in tho projects, tho saving at $100 por firo call, would havo boon 
$91,700. 4 

A study of tho school childron showòd that aftor being rohousod 
thoy wore absont loss, ond had slightly highor grados. Tho juvonilo óclinquonoy 
rato was gonorally lower for the projects than for the Yards. For tho Nogro 
population, this differonco was marked. Thoro wore no oases of dolinquonoy 
among tho girls in tho projoots. 

From interviewing a representative sample of the families, living 
in the three projects studied, it was found that: 

1. 69% of the mothers said that their school children showed an 

improvement since living in the project. 

2. 99% found their children easier to keep clean. 

3. 100% stated that their children had better play facilities. 

4, 46% found that housekeeping took them less time. 


+ 77% said that their families were now happier. 


69% of the families were able to save money, or buy more things 


E 


for thoir homes, 

7. 100% had had no serious homo accidents. 

It must not be thought that the benefits were restricted to the 
project residents. The community also benefited insofar as every reduction 
in disease and crime not only means a great financial saving, but provides 
the eociol climate for a satisfying and hoalthy life. To give one examples 
it has been estimated that the average cost to tho commmity of a tuberculosis 


case is about $5000. If tho rate for tuberculosis in the Wards wore reduced 


to that in the three housing projects studios, there would have been 85 cases 
per year instead of 158. The savings to the community would amount to about 
$365,000, But, more than that, there would be an immense saving in human 


suffering and happiness, 


APPENDIX 


UNITED STATES HOUSING ACT OF 1937 


The U. S. Housing Act of 1937 (Public - No. 412 - 75th Congress) is en- 
titled "An Act to provide financial assistance to the States ond political subdivi- 
sions thereof for the elimination of unsafe and insanitary housing conditions, for 
the eradication of slums, for the provision of decent, safc and sanitary dwellings 
for families of low income, and for the reduction of unemployment and the stimula- 
tion of business activity, to create a United States Housing authority, and for 
other purposes". 


To achieve the objectives set forth in the Title of the Housing Act, 
a Federal lending agency, the United States Housing Authority (now the Federal 
Fublic Housing Authority), was created. It was authorized to finance a low-rent 
housing program by issuing up to 800 million dollars worth of bonds guaranteed by 
the United States. 


The funds so rcised may be loaned to local housing euthorities to assist 
them in the development of low-ront housing projects, up to 90 rer cent of tho cost 
of the project. Such loans bear interest at 1/2 of 1% moro then the going Federal 
interest rate at the time the loan is made. The loans must bo repaid within a per- 
iod not exceeding 60 years. 


A portion of tie proceeds of the 1/2 of 1$ interest profit is used to 
defray the operating oxpenses of the United States Housing Authority which receives 
no appropriation from Congress for this purpose. 


In order to assist in achieving ond maintaining the low-rent character 
of the housing projects, tue U. S. Housing Authority is also authorized to con- 
tract to make annual contributions, or subsidy payments, to public housing agoncies 
in amounts not exceeding 1% more than the going Federal interest rate, at the time 
of the contract, on the development cost of the project involved. 


For the 800 million dollar program, it was anticipated tuat 28 million 
dollars per year would be needed in normal times for annual contributions. Be- 
cause of wartime conditions, however, only 15 million dollars has beon used for 
annual contributions during each of the last two years. 


THE ENTIRE COST TO THE FEDERAL GOVERNMENT OF THE LOY-RENT HOUSING TRO- 
GRAM IS LESS T'AN THE ANNUAL CONTRIBUTIONS BY THE AMOUNT THE INTEREST FROFIT BX- 
CHEDS THE ADMINISTRATIVE COSTS OF THE UNITED STATES HOUSING AUTHORITY. 


The objectives of the Housing Act must be achieved within the following 
important restrictions among others set forth in the Act: 


1. No loan or anual contribution can be made by the U. S. Housing 
Authority in cities having less than 500,000 population, for a housing project 
costing more than $4,000 per family dwelling unit, or $1,000 per room (excluding 
land, demolition and non-dwelling facilities). 


2. No loan or ennual contribution can be made by the U. S. Housing 
Authority for e housing project costing more than the average construction 
of dwelling units currently produced by private enterprise in the locality, wor 
the legal building requirements epplicable to the proposed site and under labor 
standards not lower than those prescribed in the Housing Act. 


g 


. All contracts pursuant to the Housing Act must contain a provision 
requiring payment of tho wages or foes prevailing in the locality to all ,ersons 
employed in the development or adninietration of the housing project involved, 


` A. Annual contributions can bo mde by the U. S. Housing Authority to 
housing projects involving the construction of new dwellings only if the project 
includes the elimination, by demolition, effective closing or compulsory repair, 
of unsafe and insanitary dvellings euni in number to the number of now dwellings 
in the project, except that deferred in any locality where 
the shortage of decent, safo and sanitary em available to familics cf low in- 
como is so acute as to force dangerous overcrowding of such families. 


Annual contributions con bo made by tho U. S. Housing Authority 
only when the State, County or Hunicipality in which the project is situated con- 
tributes in cash or tax exemption a unt equal to 20% of the Federal cnnual 
contribution. 


6. Low-rent dwellings are svailable for occupancy only by families 
whose not incor at the time of admission docs not exceed five times the rental 
including dwelling utilities, oxce:t that tho ratio of income to rent shall not 
exceed 6 to 1 in the case of families having 3 or more minor depondonts. 


7. “Fomilics of low income" means fomilios in the lowest income group 
who cannot afford to pay enough to cause ;rivate enterprise in their locality to 
build an adequate supply of decont, safe and sanitary dwellings for their use. 


NEW JERSEY LOCAL HOUSING AUTHORITIES LAW CF 1938 


New Jersey Locel Hou EG Authorities Lew (Chapi 


le tor 19, Lows of 1938) 
E A or face sity of logislstion — 


"It is horoby declarcd: 


(a) That there exist in the 3 nsanitory or unsafe dwelling 
modations and that persons of low income are forced to reside in s 
unsafe accommodations; that within the State there is è shortage of safe or seni- 
tary dwelling sccommodotions available at rents which persons of low income 
afford end thet such persons are forced to occupy overcrowded and congested dwell 
ing accommodations; that the aforesaid conditions caupe an Anoroagg in and sproad 
of disease and crime and constitute a menaco to the fety, morals and 
welfare of the residents of tho $ ond impair economic velucs; that these con- 
ditions necessitate excessive and does expenditures of public funds 
for crime prevention and punishment, public health and safety, fire and accident 
protection, and other MES services ond facilitics; 


(b) That these areas in the State cannot be cleared, nor can the short- 
age of safe and sanitary dwollings for persons of low incom bo roliovod, through 
the operation of private enterprise, ond that the construction of housing projects 
for persons of low income (.s herein defined) would therefore not be competitive 
with private enterprise; 


(c) That the clearance, replanning cnd reconstruction of the arcas in 
BP tet Peu bond ire, bM repa co odd Renata cesta) call 
sanitary dwelling cccommodotions by any public body for persons of low income are 
public uses znd purposes for which public money moy be spont and private property 
acquired end are governmental functions of State concern; 


(d) That it is in the public interest that work on projects for such 
+ purposes be commenced as soon as possible in order to relieve unemployment; 


And the nocessity in the public interest for the provisions hereinafter 
enacted, is hereby declared as o matter of logislativo determination." 


Under the provisions of this Law, the governing body of any munici d 
may create by ordinance a public corporation known as a Housing Authority. 5 
Authority shall constitute a body corporate and politic, an agency of the dis 
zality. The governing body of the municipality shall appoint five persons to be _ 
Commissioners of the Housing Authority for five-year terms, one term expiring cach 
year. The powers of the Authority are vested in the Commissioners who serve with- 
out compensation. 


The Housing Authority is anpowered generally to carry out the purposes 
of the Local Housing Authorities Law with specific montion of the powers, among 
others, to investigate housing conditions; to acquire property; to exercise the 
power of eminent domain; to construct, lease, and o jocts; to 
employ assistants and delegate its dutics and po to borrow money :nd to accept 
grants from the Federal Government; to issue pup to pledge its assets as secur- 
ity for its bonds. 


The Housing Authority cannot operato for profit. Its obligatdone 
not obligations of tho State or sny political subdivision thcrcof. Its 
EE tatiana, inka payments dnoMeu of torus. ICA RES jects fare ee 
ject to all planning, oe sonitory, building snd other local laws and regula- 
tions. Its dwellings my be lexsed only to porsons of low income. 
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SPECIAL REPORT 
on the Development and Operation 


of 
SETH BOYDEN COURT 
& LOW-RENT PUBLIC HOUSING 


PROJECT 


The purpose of this report is to review the development and open 


tion of Seth Boyden Court by the Housing Authority of the City of Newark, 
under the provisions of the United States Housing Aot of 1937 and the New 
Jersey Local Housing Authorities Law of 1938, A brief summary of the 

purposes and provisions of each of these statutes is given at the end of 


this report. 


PROJECT DESCRIPTION 


Seth Boyden Court is located on Frelinghuysen Avenue in Newark, 


Now Jersey. 


The project consists of 530 dwelling units, in twelve S-story 


brick buildings, There is also a Community hall, heating plant, office, 


meoting rooms, health olinio, baby-keepewoll station and a branch of the 
public library. 


The distribution of dwelling units by size is as follows: 


3 rooms 1 Bedroom 122 units 366 rooms 

L 3 » 198. * 

4 . 2 . - * --- * 

a" ut 257 " lise " 

5 » 3 " --- ." -— . 

s" s * um @ 520b " 
530 2241 


The project has an area of about 15,85 acres including -0- available 
for future development. Only 19.72% of tho land is covored by buildings. 


Tho population density is 33,48 familios per aoro. 


Of tho project grounds, approximately ono-quartor is surfaced for 
Play and sitting aroas, Most of tho balance is landscaped and is maintained 
by the project staff. Tho janitorial work and tho interior painting aro 
dono by tho project and contral mintenmoc staffs. Tenants aid in janitorial 
work, 

Gas for cooking, eloctricity for lighting and refrigeration, stoam 
hoat and hot end cold wator are furnishod by tho project and included in tho 
éwolling rontals, 


Construction of the project was completed in May, 1941 and it has 
boon fully ocoupicd by 530 whito familios sinco Juno 1, 1941. 


OUTLINE OF SPECIFICATIONS 
The specifications for Seth Boyden Court required substantial and 
durable construction: 
Foundations 
All structures are on rigid concrete foundations. 
Concrete and Tile site drains, 
ior Walls 
Common Brick; backing tile with metal furring; interior plaster 


on wire lathe 
Interior Partitions 

Metal studs. 
Plastering 

All wells and ceilings - plaster on wire lath. 

Vertical plaster angles have metal corner beads. 
Floors 

First floor - oonorote with mastio tile. 


Second floor -  " ELS * 


Third flor - " LEES . 
Linoleum floor finish in kitchen, Bathroom floor of 
coramio tile, 

Woodwork 
Wood doors. 

Metal oasement sash and metal trim, 

Metal Work 
Copper flashing. 

Roof Finish 
Four-ply slag surface. 

Plumbing 
All piping, brass. 


Fixtures of standard make, 


Central heating low-pressure vapor-vaouum system, 
Underground distribution, 
Oil burners converted to coal. 

Electrioal 
Armored cable in all units, 
Underground distribution. 
Waterproofed covered wire, 

Painting 
All trim - 3 coats of lead and oil, 
Interior plaster - 2 coats of casein wall paint. 
Kitchens and bathrooms - last coat, enamel, 

Equipment 
Bach dwelling unit has electric refrigerator, gas range, 
combination sink and tub, wood kitchen cabinets, metal 
medicine cabinets, toilet, lavatory, bath-tub, shades and 
soreens, and in basoments public laundries, washing machines 
and gas dryers, 

Grouads 
Conorete sidewalks and wading pool. 


Surfaced playground and sitting areas, 


CONSTRUCTION COST 
The Net Construction Cost of Seth Boyden Court was $3,101 per dwolling 


wit. This figure, comprising structural, plumbing, heating and electrical 


costs, most closely app: the private ial costs 
ontered in applications for building permits. A provision of the United States 
Housing Aot of 1937, applicable to this item, is that the cost of the project 
be lower than the “average construction cost of dwelling units currently pro- 
duced by private enterprise in the locality." 

According to building permit records compiled by the Bureau of Labor 
Statistics of the United States Department of Labor, 3534 dwelling units were 
privately built in Newark during the years 1929 to 1938, The median permit 
value of these units was $4,007 so that the Net Construction Cost of $3,101 
per dwelling for the project, was far below the private construction avokago. 

Tho Dwolling Facilities Costs for the project were $9,666 per 
dwolling unit and $867 per room. In addition to the Net Construction Cost, 
those amounts include $565 per dwelling unit, which is tho cost of walling 
equipment such as ranges, refrigerators, shades, screens, oto., architects 
and engincors fees, and the local housing authoritios applicable administra- 
tive costs, carrying charges and contingont expenses. 

Tho Dwolling Facilitios Costs for tho Project wore lower than tho 
statutory maximums of $4,000 por ówolling unit and $1,000 por room, applicable 


to theso items 


In addition to tho Dwolling Facilitios Cost, tho cost of lend and 
of land acquisition and the cost of non-dwelling facilities, consisting of 
sito improvomonts and non-dwelling buildings, spaces and equipment, woro $1,316 
por ówolling unit, inoluding tho ovorhoaó applicable to theso catogorios. 
Adding this amount to tho Dwelling Faoilitios Cost, tho Total Cost of Now 


Housing for Seth Boydon Court, was $4,981 por dwolling unit. 


In comparison with an ostimated average valuo of $5,650 for all 
new homes insured by the Federal Housing Administration in New Jersey in 
1959, the year in which the omtract for the project was awarded, the Total 
Cost of New Housing of $4,981 per dwelling, for the project, is low. 


The three foregoing comparisons of average costs indicate that the 


project vas doal and low-cost. In a precise 


evaluation of the project construction costs, however, account must be taken 


of the fact that the life of the project is expected to be 60 years, at 


least. As the Outline of i its is un- 


usually sound and durable. Moreover, all workers employed in the construction 
of the project were paid prevailing wages. 

Any valid, dotailedeomparison of project costs with other oon- 
struction costs must be made with reference to buildings of tho samo typo, 


providing ons of equal durability, built according to 


similar specifications, with good materials and sound construction, by labor 
receiving prevailing wages. 

In addition to tho Total Cost of New Housing of $2,659,965 for tho 
530 dwellings in the project, tho cost of tho buildings which wore domolishod 


wes $76,784 making a total Project Dovolopmont Cost of $2,716,749. 


REDUCTION OF UNEMPLOYMENT 
At the time of the construction df Seth Boyden Court, the roduotion 
of unemployment was still en important purpose of the U. S. Housing Act, and 


the construction of this project was expected to a: 


st ineocomplishing it. 
Tho vast change from that situation to the present manpower shortago is 
typical of many ways in which the impact ofthe War has distorted the low-rent 
housing program and tomporarily diverted it from its original purposes. 

It is worthwhile to note for future reference, however, that tho 
construction d the project provided an ostimated 1,987,500 man-hours of 
employmont, both direct omploymont at the sito and indircot omploymont in tho 


manufacture of tho matorials usod in the construction of tho project. 


EQUIVALENT ELIMINATION 

In accordance with the provisions of the U, S, Housing Act of 1937, 
Seth Boyden Court included arrangements for the elimination of unsafe and in- 
sanitary dwellings equal in number to the number of new dwellings in the pro- 
ject. 

The project was constructed on a non-residential site. Before the 
project was undertaken, however, the City of Newark contracted with the 
Housing Authority (which possesses no police powers) to secure the off-site 
elimination, by demolition or compulsory repair, of the required number of 
unsafe end insanitary dwellings. 

Under this agreement, many substandard dwellings were demolished 
and have been credited to other projects but, because of war-time conditions 
it has been necessary to defer the balance of the equivalent elimination so 
that none has yet been performed in conneotion with this project. Because of 
the nature of its industries, Newark felt the effect of war activities at an 
early date. At the beginning of 1942, according to a survey mado by the U. S. 
Bureau of the Census, only 1.3% of tho total dwellings in Nowark were vacant. 

As a rosult of this housing shortage; Newark was obliged to securo 
the permission of the Federal Public Housing Authority to defer any furthor 
demolition because of tho acute housing shortage. Any other course would 
have run counter to the war offort and tho action boing taken by a number of 
official agencies to provide additional housing for in-migrant war workers» 

Deferment of compliance with the equivalent elimination requirement 
is extended for 6 month periods on the basis of the continuance of the housing 
shortage, As soon as the shortage is relieved, the deferment will be can- 


celled and domolition will be resumed. 


TAX EXEMPTION 


As property in Publio use, Seth Boyden Court is tax-exempt, How- 


ever, payments in lieu of tax 


are made to theCity as partial compensation 
for services to the project. 

Under the provisions of the U, S, Housing Aot, tho project could 
not have been built if the City had not agreed to contribute in tax-exemption 
an amount equal to 20% of the Federal annual contribution. Accordingly, in 
a Cooperation Agreement with the Housing Authority, the City consented to 
accept 3% of the shelter rents of the project as payments in lieu of taxes. 

On this basis, the contract payments in lieu of taxes amount to 
about $3270 per year. In rooent years, this payment has been almost doubled 
by additional, voluntary payments in lieu of taxes made out of rent surchargos. 


Tnsstimating the cost to the city of the te 


oxomption granted the 
project, it would be unrealistic to estimate tho ad velorom taxes on tho 
Project, $82,500 for comparison with the payments in ldou of taxes becauso 
such a comparison would bo based on a condition contrary to the fact and the 
Law. Tho project would not have been built at all if t.d valorem taxes were 
to be levied upon it. 

The taxes formerly levied upon the site of the project were $6,185 
on the land and $2,135 on the buildings whioh were demolished, but many of 


these properties had large tax delinquencies, Nevertheless, there was charge- 


able to the project a theoretical reduction in municipel tax receipts of 
$5,046 equalling the taxes formerly levied on the site minus the payments in 
lieu of taxes, Although actual tax collections were very much less, this 
figure is not an unreasonable estimate of the tax loss to the City. 

It is possible, however, to arrive at a fairor basis for estimating 
tho cost to the City of the tax-oxomption of the project. 

In general, all real proporty taxes on dwellings mst domo out of the 
inoomo of the occupants of the dwollings through tho rents thoy pay. Tho 


tenants of tho project formerly oocupioó substandard dwellings, ronting for 


about $18 per month. 


Texos on such dwellings are estimated at $54 per year. On this basis, 


tho taxes levied on the 530 tenant families amounted to a total of $28,820, 


Thon the project tenants moved from these substandard dwellings into 
the project, nothing was changed except the quality of their housing. Thoir 
incomes were not increased, their rents wore about the same, their tax-paying 


ability was no greater. Insofar as the City was concerned, the services 


they require wore reduced. Consequently, it is fair to assume that the propor 


value of the tax-oxemption granted the project is $28,820 minus $3,270 payments 


in liou of taxes, or $25,580. 
This amount of tax-oxemption will cause an incroase of less than 


4/10 of 1 cent por $100.00 in the municipality's tax rate. It will inoronso 


the tax bill on the averago privato dwelling about 13 conts por yoar, This 


cost is only a fraction of tho valuo of tho project to tho City as a wholo 


asido from its valuo to its tenants. 


RENTING THE PROJECT 

To be eligible for occupancy in Seth Boyden Court, applicants for 
tenancy had to be occupying unsafe and insanitary housing accommodation and to 
be families in the lowest income group in the City. 

The condition of the housing occupied by the applicant was verified 
by inspeotion by a member of the staff of the Newark Housing Authority, Certifi- 
cation of the family income of tho applicant was secured by the Housing 
Authority from his employer or other source of income. 

The maximum income limits for admission were $1,250 for 2-person 
families; $1,850 for 3 end 4-person families; and $1,450 for families of 5 
or more persons. Proference among eligible applicants was given, however, to 
families having great housing need and low family income. 

tho actual family incomes of tho original tonants of Seth Boyden 
Court were as follows: 


Annual Incomo Number of Tonant Families 


Under $400 2 
$400 -449 3 
450 -499 2 

500 -549 12 

550 -599 3 

600 -649 16 

650 -699 1 

700 -749 6 

750 -799 30 

800 -899 49 

900 -999 78 

1000-1099 105 

1100-1199 108 

1200-1299 88 

1300-1399 12 

over-1400 2 

Total 521 


The Average Family Income of the tenants was $1,017 per year or $85 
per month. These were undeniably families in the lowest income group “who 
cannot afford to pay enough to cause private enterprise in their locality to 
build an adequate supply of decent, safe and sanitary dwellings for their use" 


as stipulated in the U. S. Housing Act. 


By accepted standards for the ratio of rent to income, a family with 
an inoome of $1,017 per year cannot afford to pay more than $17 per month for 
shelter rent. In Newark in 1940, according to the U. S. Census, only 11% of the 


116,707 dwelling units in the City had a monthly rent or rental value as low as 


this figure. At the same time, 31% of all dwelling units wore substandard in 
some respect, that is, needed major repairs, lacked private toilet or bath, oto. 
Obviously, it was not possible for the project tenants to buy or rent anything 
oxoopt substandard accommodations in the privato real estate market. 


Additional proof of this assertion is found in a tabulation of tho 


major dofioienoios in tho former homos of tho original tonants of tho project: 


Major Doficionoy in Formor Dwolling Numbor ^ Poroont 
Structure neods Major Ropairs 243 47 
No Insido Privato Bath 231 4a 
No Inside Privato Flush Toilot 99 19 
No Cooking Pnojlitioe with Sink 59 nu 
No Adequate and Safo Heating 316 6 
No Adequate and Safe Artificial Lighting 16 3 
No Natural Light and Adequate Ventilation 67 13 
Dwolling Overcrowded (moro than 1 porsons 
166 32 
Total Inc a 


Fron this total of 1,197 dofioinoios for 521 familios, it is ovidont 
that tho avorago tenant family had moro than two major dofioionoios in its 
former ówolling. Furthormoro, this tabulation takos no account of numerous othor 
dofoots such as dampness, infostation by rats or vormin, lack of privacy, doubling 
up of families and fire hazards. 

THIS IS REHOUSING SLUM DWELLERS. THIS IS THE PROVISION OF DECENT, 
SAFE AND SANITARY DWELLINGS FOR FAMILIES OF LOW INCOME, 

Project rents were adjusted to family income by a system of graded 
rents whereby tenants wore charged from D to 30 percent of net family income. 
The lower ratios applied to the larger families and the higher ratios applied 


to the smaller families. The average ratio of rent to income was 25%. 


The basic rent schedule for the project was as follows: 


SETH BOYDEN COURT RENT SCHEDULE 


Rent Monthly Rent 


Annual Income Limits 

Grade nol, Utilities 2 Persons 3-4 Persons — 5 Persons or 
A $19.00 Up to $800 Up to $900 Up to $1,000 
B 22,00 $801-1,000 $901-1,125 $1,001-1,250 
c 25,00 1,001-1,250*  1,126-1,850« 1,251-1,450% 


x $2.00 1,251-1,450 1,351-1,550 1,451-3,650 


* Maximum income limits for admission, Grade X is used only for 


continued occupancy by tenants admitted to Grades A, B and C, Maximum income 
limits for continued occupancy by tenants whose incomes increase after admission 
are the upper limits of Grade X, 


Tenant family incomes are re-examined annually to determine assign- 
ment to rent grades and eligibility for 


The average monthly project rent under this schedule is about $23, 


comprising $16 for shelter rent and j7 for utilities. 


PROJECT INCOME AND EXPENSE 

In the attached table, Project Income and Expense per dwelling per 
month is given for the 4 low-income projects which are‘ operated by the Newark 
Housing Authority under a single contract for loan and annual contribution. 
The statement covers a period beginning just after the entry of this country 
into tho war when the effect of rising income end operating expenses was just 
becoming apparent. 

Under Income, the item of Dwelling Rents is self-explanatory. 

Net Annual Contribution in the amount of Federal subsidy actually 
paid to help maintain the low-rent character of the project. 

Under Expense, theitem of Management and Leasing comprises all 
salaries, supplies and equipment for general management supervision of the 
Project, including the local housing authority's overhead, tenant investiga- 


tion and selection, leasing and rent collection, tenant complaints and service 


requests, 


4 ing and personal administration, re= 
porting, public relations, stenographio and clerical sorvices, fees for logal 


Services, court costs and fiscal agent fees. 


Operating Services includes the cost of labor, materials and equip= 


ment used in ing janitorial, 


and watchmon servicos. 

Dwolling Utilities includes tho cost of supplying to the tonants wator, 
gas for cooking end olotricity for lighting and refrigeration, purchased from 
public utility companies, and heat and hot water, produced by the project. 

Ropairs, Maintenance and Replacement includes the cost of labor, 
materials and oquipment used in tho maintonance of grounds, in tho ropair of 
structures, in painting and dooorating, in the repair of plumbing, gas, 
electrical and hoating systoms end in tho ropair or roplacemont of rangos end 
refrigerators. 


and pa tho cost of operating improvo- 
ments which inorease tho offioicnoy and ooonomy of projoot oporations, 


Community Activitics includes any cost incurrod in assisting hoalth, 


and programs because of tho low-rent charactor 


of tho projoot, 
Collection losses is the amount of nooputs rocoivablo written off 


as uncollootiblo, 


Insurance includes tho total amount of promiums for all forms of 
insurance such as firo, boilor, public liability, workmen's componsation, 
burglary and fidolity bond. 


Contract Payment in Liou of Taxes is tho amount paid tho municipality 
in with the 


Voluntary Paymont in Liou of Taxos is an additional amount paid out 
of subsidy savings. 

Dobt Service is tho amount paid as intorost and amortization on tho 
bonds issued by thé Nowark Housing Authority to defray tho Devolopmont Cost 
of tho project. Serios A bonds in tho amount of $390,000 wore sold to privato 
investors. Sorios B bonds in tho amount of $2,270,000 woro sold to tho Unitod 
States Housing Authority. 

Roserves for Vacancy and Collection Losses is a cash account establish 
ed as a reserve against losses which my bo incurred during future periods of 
depression. 

Reserves for Repairs, Maintenance and Replacement is a cash account, 
set aside while the project is new to be expended later in the life of the 


project, thereby stabilizing rentals over a long period, 


SETH BOYDEN COURT 


STEFEN CRANE VILLAGE 
PROJECT INCOME AND EXPENSE 
FISCAL YEAR, 1942-1948 


Nc PER DWELLING PER MONTH 
Dwelling Rents from tenants $25.48 
Not Annual Contribution from U.S.A. 12.09 
Other Income from Tenants M 
Total $35.69 
EXPENSE 
Management and Leasing 5,81 
y Operating Services 1,84 
Dwelling Utilities 6.91 
Repairs, Meintenance and Replacement 3,32 
Alterations and Bettermonts «96 


Community Activities - 


Collection Losses ol 
Insurance «57 
Contract Payments to City in Liou of Taxes «50 
Voluntary Payment to City in Liou of Taxes E 
Debt Service, Series A and Series B Bonds 18,94 

Total before Reserves $31.78 


Reserves for Vacancy and Collection Losses 


Reserves for Repairs, Maintenance and Replacement 


Total 


EFFECTS OF THE WAR 


"hen Seth Boyden Court was first fully occupied in June, 1941 twenty 
percent of the families were receiving publio assistance. In February, 1942 
when the first annual re-examination of tenant income was made loss than ten 
percent were "public assistance" casos. There was a noticeable shifting 
from WPA to private employment, end an increase in the number of workers per 
family as sons and daughters reached working age end found jobs in the boon- 
ing defense plants. When the project opened the average family income was 
$1,017 a year. In February, 1942 this average had increased to $1,157.21. 

In December, 1942 the average rose to $1,518.65 and by January 1, 1944, higher 
rates of pay and overtime had pushed the average to $1,950 and the number of 
public assisted familios had œclinod to loss than 4 percent. As the incomes 
wont up the average rent went from $24.56 in 1941 to $35.09 in 1944, 

During 1942-1945, shen tenant incomes bogan to increase because of 
ovortime and the omployment of supplemental wage-earners in tho family, the 
income of some families rose abovo tho project limits for continued occupancy. 
Those families wore obliged to move out of the project. Their dwellings wore 
leased to othor families whose incomes wore below tho projoot limits for ad= 
mission, 

As tho housing shortage was intonsified, however, familios roquirod 
to move bacause of oxcossivo incomo found it increasingly difficult, and 
finally impossiblo, to securo any other accommodations whatsoovor. In the 
faco of this sivvation, tho Nowark Housing Authority realized thai it 
could no longor ovict tenants for oxcossivo income during tho poriod of tho 
omorgency. Any othor courso would have run countor to tho war offort end for 
wer workors, 

At about the samo timo, tho Ront Control Regulations of the Offico 
of Prioo Administration wero mado effective in Nowark. Undor thoso rogulations, 


tonents cant forood to movo only for spooifiod reasons of which oxcessive 


Income is not ono, Consoquontly, tho Housing Authority will not bo ablo to 


resume oviotion for oxcossivo incom? as long as tho housing shortage continues 
and the OPA cmorgonoy ront rogulations are in forco, 

The tonants who aro pormitted to continue in occupancy are charged, 
as additional monthly rent, $1,00 for every $50 by which the annual family 
income exceeds the project limit for continued occupancy up to the ceiling 
rents established for the project. Maximum rents including utilities registered 
with the Office of Prige Administration are $38 per month for 1 bedroom units, 
$43 for 2 bedroom mits, and $48 for 3 bedroom mits. Tenants who are paying 
these maximum rents are not being subsidized. 


At present, most of the families who secure rent reductions because 


of income, are supp by Benefit allotments from wage- 


earners who have been inducted into the armed forces. 


While the war has been responsible for a more marked increase in 


operating costs. Because of the fuel shortage the project heating plant has 


been converted from oil to coal at considerable expense. This conversion has 


also increased the cost and difficulty of operating the heating plant. For 
instenco, shortage of manpower end high wages in war plants has made it 


extremely diffioult to obtain firemen and laborers, In fact, tho offoot of 


the manpowor shortage has beon felt throughout the entire porsonnol of the 


Housing Authority, In spite of high wages it has been extremely difficult 


to hire and reta?» a competent staff, 


THE SOCIAL EFFECTS OF PUBLIC HOUSING IN NEWARK 
EERE OP PUBLIC HOUSING IN NEWARK 


The Housing Authority of the City of Newark undertook vhat it 


believes to be tho first comprehensive investigation of its kind in this country = 


an investigation into the social effects of the public housing program in the 
city. And by housing was meant not only an improved physical structure, but 
an improved pattern of living brought about by more privacy, better recreational 
facilities, ond, in goneral, a more healthful onvironmont. 
This study, which will be printed shortly, compares tho familios 

in the projects with those in the “ards of the City surrounding tho projects, 
in torns of tho incidence of tuboroulosis, infant mortality, commmicable 
diseases, birth ratos, juvonilo dolinquoncy, school rocords, firos, homo acoi- 
dents, oto. From our study of throc projects, (Jamos Baxter Torraco, Folix 
Fuld Court and Stophen Crano Village) it was found that public housing has 
had dooidodly beneficial offoots on tho rohousod familics. 


In tho housing projoots, moh yoar 3.3 out of overy 1000 porsons 15 
to 40, had tuborculosis, In infant mortality too the projects had a lowor 
rate. If tho rato in tho throc wards studicd had boon as low as that in tho 
throo projocts, in 1943, thoro would havo toon 21 infant deaths instca of 53. 
Tho ratos for communioablo discascs, inoluding Whooping Cough, 
Moaslos, Mumps, Scarlot Fovor, Gorman Moaslos, and Chiokon Pox, wore aiso 


lowor in the projoots thon in tho Wards, For 1942 and 1943 combineó, the rate 


for the projects was 114,2 oases per 1000 children under 15 years of ago as 
compared with 163,5 cases in the wards. 


The number of births, corrected by taking into account the number 
of women 15 to 40, was higher in the projects than in the Wards. For the 
two years combined, the birth rate in the projects was 118.5 compared with 


86.2 in the “ards, per 1000 women 15 to 40. 


The rato of fires in the sevon housing projects in Newark was much 


lower than tho rato in tho dwollings of tho city as a whole, Using tho 


arbitrary figuro of $100, as the average cost to tho Fire Dopartmont of a 
response to a firo, it was found that responses to firo in tho projoots cost 
$295 per 100 dwolling units, as comparod with $1115 por 1000 dwolling units 
im tho city. If the numbor of fires por 10,000 porsons had boon tho samo in 
tho City as in the projoots, tho saving at $100 por fire call, would havo boon 
$91,700. 

A study of tho school childron showod that aftor being rchousod 
thoy were absent loss, and had slightly highor grados. Tho juvonilo delinquency 
rato was gonorally lower for tho projects than for the Yards. For tho Nogro 
population, this éifforonoo was marked. Thoro wore no casos of dolinquoncy 
among tho girls in tho projoots. 

Fron interviewing a representative sample of the families, living 
in the three projects studied, it was found that: 

1. 69% of the mothers said that thoir school children showed an 

improvement since living in the project. 

2. 99% found their children easier to keep cleans 

3. 100% stated that their children had better play facilities. 


4, 46% found that housekeeping took them less time. 


77% said that their families were now happier. 


6. 69% of the families were able to save money, or buy more *hirzs 
for thoir homes. 
T 


. 100% had had no serious home accidents. 
It must not be thought thet the benefits wore restricted to tho 
project rosidents, The commmity also benefited insofar as every reduction 
4n disease end crime not only moans a great financial saving, but provides 


the @ocial climte for a satisfying and hoalthy life. To give one examples 


it has boen estimated that the average cost to the community of a tuberculosis 


case is about $5000. If tho rate for tuberculosis in tho Wards wore reduced 


to that in the three housing projects studies, there would have been 85 cases 
per yoar instead of 158. The savings to the community would amount to about 
$365,000, But, more than that, there would be an immense saving in human 


suffering and mhappiness. 


AEPENDIX 


UNITED STATES HOUSING ACT OF 1937 


The U. S. Housing Act of 1937 (Public - No. 412 - 75th Congress) is en- 
titled "An Act to provide financial assistance to the States ond political subdivi- 
sions thereof for the elimination of unsafe and insanitary housing conditions, for 
the eradication of slums, for the provision of decent, safe and sanitary dwellings 
for families of low income, and for the reduction of unemployment and the stimula- 
tion of business activity, to create a United States Housing authority, and for 
other purposes". ` 


To achieve the objectives set forth in the Title of the Housing Act, 
a Federal lending agency, the United States Housing Authority (now the Federal 
Fublic Housing Authority), was croated. It was authorized to finance a low-ront 
housing program by issuing up to 800 million dollars worth of bonds guaranteed by 
the United States. 


funds so reised may be loaned to local housing authorities to assist 
them in the development of low-ront housing projects, up to 90 rer cent of the cost 
of the project. Such loans bear interest at 1/2 of 1% moro than tho going Federal 
interest rate at tho time the loan is made. The loans must be repaid within a per- 
iod not exceeding 60 years. 


portion of tie proceeds of the 1/2 of 1% interest profit is used to 
defray the, operating expenses of the United States Housing Authority which receives 
no appropriation from Congress for this purpose. 


In order to assist in achieving and maintaining the low-rent character 
of the housing projects, tie U. S. Housing Authority is also authorized to con- 
tract to make ennual contributions, or subsidy payments, to public housing agoncies 
in amounts not exceeding 1% more than the going Federal interost rate, at the tine 
of the contract, on the development cost of the project involved. 


For the 800 million dollar program, it was anticipated tiat 28 million 
dollars per year would be needed in normal times for annual contributions. Be- 
cause of wartime conditions, however, only 15 million dollars has been used for 
annual contributions during each of the last two years. 


THE ENTIRE COST TO THE FEDERAL GOVERNMENT OF THE LOU-RZNT HOUSING TRO- 
GRAM IS LESS T'AN THE ANNUAL CONTRIBUTIONS BY Ti UNT THE INTEREST FROFIT EX- 
CEEDS THE ADMINISTRATIVE COSTS OF THE UNITED STATES HOUSING AUTHORITY. 


The objectives of the Housing Act must be achieved within the following 
important restrictions among others set forth in the Act: 


1. No loan or annwl contribution can be made by the U. S. Housing 
Authority in cities having less than 500,000 population, for a housing project 
costing more than $4,000 cer family dwelling unit, or {1,000 per room (excluding 
land, demolition and non-dwelling facilities). 


2. No loan or canual contribution can be mado by tho U. S. Housing 
Authority for a housing project costing more than the average construction cost 
of dwelling units currently produced by private enterprise in the locality, undor 
the legal building requirements epplicable to the proposed site and under lsbor 
standards not lower than those prescribed in the Housing Act. 


Ü 


3. All contracts pursuant to the Housing Act must contain 2 provision 
requiring payment of tho wages or fees prevailing in the locality to all |ersons 
employed in the development or administration of the housing project involvod, 


A. Annual contributions can be mde by the U. S. Housing Authority to 
housing projects involving the construction of new dwellings only if the project 
includes the elimination, by demolition, effective closing or compulsory repair, 
of unsafe and insanitary dwellings ecual in number to the number of new dwellings 
in the project, cxcopt that cuch i elimination my be defo»rod in any locality where 
the shortage of decent, safe and sanitary hovcieg ava to fanilics cf low in- 
Jing of such families, 


5. Annual contr $. Hou: 
only when tho State, County a: which the project is situated con- 
tributes in cash or tax exo REN an amount equal to 20% cf the Federal ¿nnual 
contribution. 


Authority 


6. Low-rent dwellings are available for occupancy one by families 
whose not incoue at the tine of sdhission docs not exceed five tines tho rental 
including dwelling utili + that the ratio of income to rent shall not 
exceed 6 to 1 in the case of familles having 3 or more minor dopondonts 


7. "Foni f 
cuius Ege 
build an adequate Supply of 


s fcmilios in the lowest income group 
irivatc enterprise in their locality to 
and sanitcry dwellings for their use. 


NEN JERSEY LOCAL HOUSING 


7 Local Housing Authorities Law (Chapter 19, Lews of 1938) 
contains this declaration of necessity of logislstion 


"It is hereby declared: 


(a) That there 
modations and thet yersons of 
unsafe accommodations; ti 


st in the State insanitory or unscfo dwelling accom- 
low income are forced to roside in such insanitary or 
thc i 


E ortage o 
iiie Sy remisi oft Paracel eg HEN Ie E 

j and congested dwoli- 
ondi cn inercase in and spread 
onaco to the heclth, safety, morals and 
Welfore of the’ tealtents ofthe State and diapain econpmia. altos; that these Gen. 
tions gevesel tats excesnive disproportionate expenditures of publie funds 
for crime prevention and ent, public health EN “sifety, fire and accidont 
protection, and other mk services and frcilitics; 


of disease and ae “and constitute a 


(b) That these areas in the State cannot be cleared, nor can the short- 
age of safe and sanitary dwollings for persons of low income bo rcliovod, through 
the operation of private enterprise, ond that tho construction of housing projects 
for persons of low income (.s herein defined) would therefore not be competitive 
with private enterprise; 


(c) That tho clearance, replanning cnd reconstruction of the arcas in 
which insanitary or unscfe housing conditions exist and the providing of safe and 
sanitary dwelling cccommodotions by =ny public body for persons of low income are 
public uses cmd purposes for which public money may be spent and private property 


acquired and are governmental functions of State concern; 


(d) That it is in the public interest that work on projects for such 
purposes be commenced as soon as possible in order to relieve unemployment; 


And the nocessity in the public interest for the provisions hereinafter 
enacted, is hereby declared as a matter of legislative determination." 


Under tho provisions of this Law, the governing body of any municipality 
may create by ordinance a public corporation known as a Housing Authority. Such 
Authority sholl constitute a body corporate and politic, an agency of the munici- 
rality. The governing body of the municipality shall appoint five persons to be 
Commissioners of the Housing Authority for five-year tors, one term expiring exch 
year. The powers of the Authority are vested in the Commissioners who serve with- 
out compensation. 


The Housing Authority is empowered gencrally to carry out the purposes 
of the Local Housing Authorities Lew with specific montion of tho powors, among 
others, to investigate housing conditions; to acquire property; to exorciso the 
power of eminent domain; to construct, lease, ond operate LU projects; to 
employ assistants and delegate its dutios and powers; to borrow monoy nd to accept 
grants from the Federal Govornment; to issue bonds; to pledge its assets as secur- 
ity for its bonds. 


The Housing Authority cannot operate for profit. Its obligations are 
not obligations of tho State or eny politicol subdivision thercof. Its pro; erties 
are tax-exempt but it may make | rae in lieu of taxes. Its projects arc sub- 
ject to oll planning, zoning, tary, building snd other local laws and regula- 
tions. Its dwellings my bo leased only to persons of low income. 


